
WHEELING PLAN COMMISSION 
THURSDAY, SEPTEMBER 22, 2016 6:30 P.M. 

 
AGENDA FOR A REGULAR MEETING OF THE PLAN COMMISSION 

to be held in the Board Room of the Village Hall 
2 Community Boulevard, Wheeling, Illinois 

 

Revised September 15, 2016 
 

This meeting will stream live and be televised on Wheeling’s Cable Channels 17 & 99 
 
1. CALL TO ORDER 

2. PLEDGE OF ALLEGIANCE 

3. ROLL CALL 

4. CHANGES TO THE AGENDA 

5. CITIZEN CONCERNS AND COMMENTS 

6. CONSENT ITEMS - none 

 
7. ITEMS FOR REVIEW 

 
A) Docket No. PC 16-10 
 Wheeling High School 
 900 S. Elmhurst Road 
 Minor Site Plan & Appearance Approval of Athletic Field Modifications 
 
B) Docket No. 2016-19 
 Target 
 1400 Lake Cook Road 
 Variation from Title 21, Sign, Related to Sign Setback Requirements 
 
C) Docket Nos. 2016-14A,B,C&D 
 Builders Asphalt  
 571-581 Wheeling Road 
 (2016-14A) Text Amendments to Title 19, Zoning, Related to ‘Concrete /  
   Asphalt Plant’ 
 (2016-14B) Rezoning of the Property from I-2 Limited Industrial District to I-4 
   Heavy Industrial District 
 (2016-14C) Special Use-Site Plan Approval of an Asphalt Plant 
 (2016-14D) Variations from Title 19, Zoning, Relating to the Construction of  
   an Asphalt Plant 
 
D) Docket No. 2016-15 (Continued from August 25, 2016 hearing; to be continued to 
   October13, 2016 hearing without discussion) 
 Dundee Commons  
 430 W. Dundee Road 
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 Special Use-Site Plan Approval of a Preliminary Planned Unit Development for  
  Retail Use 
 

8. APPROVAL OF MINUTES – none 
 
9. OTHER BUSINESS  

 
10. ADJOURNMENT 

IF YOU WOULD LIKE TO ATTEND A VILLAGE MEETING BUT REQUIRE 
AUXILIARY AID SUCH AS A SIGN LANGUAGE INTERPRETER, PLEASE CALL 
(847) 459-2600 AT LEAST 72 HOURS PRIOR TO THE MEETING. 

 
 

Public Hearing Information 
Wheeling Plan Commission Meeting 

September 22, 2016 
(Attachment to Agenda) 

 
 
Docket Nos. 2016-14A,B,C&D 571 Wheeling LLC, property owner, is seeking the following 
actions for 571 and 581 Wheeling Road, hereinafter legally described below: 
 

2016-14 (A) A text amendment to Title 19 Zoning, of the Wheeling Municipal Code, to add 
‘Concrete / Asphalt Plant as a Special Use in the I-4 Heavy Industrial District (Under Appendix 
A, Use Table); and 
 

2016-14 (B) Rezoning the property from I-2 Limited Industrial District to I-4 Heavy Industrial 
District; and 
 

2016-14 (C) Special Use-Site Plan Approval as required under Chapter 19-07 Industrial 
Districts, Chapter 19-10 Use Regulations, and Chapter 19-12 Site Plan Approval Requirements, 
and associated sections, in order to establish an Asphalt Plant in the I-4 Heavy Industrial District; 
and 
 

2016-14 (D) Variations from the Wheeling Municipal Code, Title 19, Zoning, Chapter 19-07, 
Industrial Districts, Section 19.07.050 I-4 Heavy Industrial District, relating to maximum height 
of accessory structures, number of principal structures on a lot, minimum required green space, 
and associated sections to construct an Asphalt Plant.   
 
Docket No. 2016-15 Bill Hein & Associates, applicant, on behalf of 400 W Dundee Wheeling 
LLC, owner, is seeking Special Use-Site Plan Approval of a Preliminary Planned Unit 
Development for a retail development in the MXT Transit Oriented Mixed Use District, as 
required under Chapter 19-05 Mixed Use and Overlay Districts, Chapter 19-09 Planned Unit 
Developments; Chapter 19-10 Use Regulations, and Chapter 19-12 Site Plan Approval 
Requirements, and associated sections.  The subject property consists of the vacant parcel at 430 
W. Dundee Road, which is approximately 2.96 acres at the northeast corner of Dundee Road and 
Northgate Parkway. 
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Docket No. 2016-19 Target, tenant, is seeking a variation from Title 21, Signs, of the Wheeling 
Municipal Code, Chapter 21-06 Signs in Commercial and Industrial Districts, Section 21.06.500 
Permitted Signs, Subsection (b) Freestanding Signs, #5 Location, and associated sections, to 
reduce the required setback of an existing freestanding sign upon the upcoming expansion of the 
public right-of-way, at an existing retail store at 1400 Lake Cook Road, Wheeling Illinois. 
 



REQUEST FOR PLAN COMMISSION ACTION 
STAFF PROJECT REVIEW 

 
TO:    Chairperson Ruffatto and Members of the 

Wheeling Plan Commission 
 
FROM:   Andrew C. Jennings, Director of Community Development 
    Brooke A. Jones, Senior Planner 
 
DATE OF REPORT: September 13, 2016 
 
DATE OF MEETING: September 22, 2016 
 
RE:    Docket No. PC 16-10 

   Wheeling High School 
   900 S. Elmhurst Road 

 Minor Site Plan and Appearance Approval of Athletic Field 
Modifications  

 
PROJECT OVERVIEW: The petitioner is seeking minor site plan and appearance approval 
for relocation of the varsity softball field.   
 
LOCATION MAP: 
 

 
 

GENERAL PROPERTY INFORMATION 
 
Applicant Name:    Ted Birren, Director of Operations 

Property Owner:    Township High School District 214 

Common Property Address:   900 S. Elmhurst Road  
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Common Location: Located at the northwest corner of Hintz and 
Elmhurst Roads 

Neighboring Property Land Use(s): North: Single-Family Residential    
      South: Multi-Family Residential & Commercial 
      East: Multi-Family Residential & Commercial 

West: Multi-Family Residential  

Comprehensive Plan Designation:  Public / Institutional 

Property size:     approximately 37.4 acres 

Existing Use of Property:   Public high school 

Proposed Use of Property:   No change 

Existing Property Zoning: R-3 Single Family Residential  

Previous Zoning Action on Property:   
PC 11-5 Minor S.P. & Appearance Approval of football facility improvements (2.11.2011) 
2009-26 Ordinance No. 4500, granting S.U. & S.P. Approval of a telecommunication  
  tower (3.01.2010) 
2002-23 Ordinance No. 3658, granting S.U. & S.P. Approval for an expansion (7.22.2002) 

 
DESCRIPTION OF PROPOSAL 

 
The petitioner (District 214) is requesting minor site plan and appearance approval for 
modifications to the existing athletic fields including the relocation of the existing varsity 
softball field to the southeast corner of the site. The existing two-story shed building will also be 
removed.    
 
The proposed relocation of the softball field will allow for future site and building improvements 
that are planned for 2017.    
 

SITE PLAN REVIEW 
 
Scale of Site Plan:  1’ = 20’ 
 
General Site Layout:  The existing varsity softball field, which is located directly southeast of 
the principal building, will be relocated to the vacant southeast corner of the site.   
 
Accessory Structures:  The new field will include a “clamshell” style backstop, two grade-level 
dugouts, two five-row bleachers, and a new shed.  The site plan indicates the location of the new 
structures.  Field renderings also help to visual the new structures.  The existing two-story shed 
will be removed.  A new (one-story) 10-foot by 12-foot shed is proposed for equipment storage.  
A photograph of the shed is provided.   
 
Site Lighting:  No new lighting is proposed. 
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STAFF REVIEW 
 
Fire Department Review:  The Fire Department has provided a comment memo dated 
9.15.2016.  The comments will be address at permit.   
 
Engineering Division Review:  The Engineering Division has provided a comment memo dated 
9.14.2016.  The comments will be address at permit.   
 
Impact on Adjacent Uses: It does not appear that the proposed site plan modifications will have 
a negative impact on the surrounding properties.   
 
Staff Recommended Action: Staff recommends approval of the modifications to the athletic 
field. 
 

PROPOSED MOTION 
 

If the Plan Commission approves of the requested minor site plan modifications, an appropriate 
motion would be to: 
 
Approve Docket No. PC 16-10 to grant minor site plan and appearance approval as shown on 
the following exhibits submitted September 8, 2016, by School District 214, for Wheeling High 
School located at 900 S. Elmhurst Road, Wheeling, Illinois: 
 
 Cover letter (2 pages), 
 Site demolition plan, 
 Proposed site plan, 
 Field renderings (3 pages), 
 Photograph of shed, and 
 Plat of survey. 
 
 
 
________________________________  ________________________________ 
Andrew C. Jennings, AICP    Brooke A. Jones 
Director of Community Development  Senior Planner 
 
 

Attachments:  Memo from Fire Department, dated 9.15.2016 

Memo from Engineering Division, dated 9.14.2016 

   Photos of existing conditions (staff) 

Cover letter 
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Site demolition plan 
 
Proposed site plan 
 
Field renderings  
 
Photograph of shed 
 
Plat of survey 
 
 



                                  

               MEMO – Fire Prevention Bureau 

 

TO:  Brooke Jones, Village Planner 

FROM:  Ronald S. Antor, Fire Inspector 

CC:  Andrew Jennings, Director of Community Development 

Keith MacIsaac, Fire Chief 

FPB File 

DATE:  September 14, 2016 

SUBJECT:   Softball Field Improvements - Phase I, 2017 Building Improvements, Wheeling High 
School – 900 South Elmhurst Road - Plans received for review by the Fire 
Department, September 9, 2016. 

 
 
 
The Wheeling Fire Department has reviewed the submittals received related to the above referenced 
project and has the following comments: 
 
 
Site Plan 
 

1. The scope of work being performed in the plans reviewed consists of removing an existing 
softball field and two story building from the northwest portion of the schools property at Hintz 
Road and Elmhurst Road. The ball field will be relocated to the southeast corner of the same 
parcel of property. Included with this relocation will be new dugouts, relocated bleachers and 
one new 120 square foot storage shed. 

2. Based on the plans reviewed there are no changes in Fire Department access to the school 
building or to the ball fields at this location. 

 
At this time there are no other Fire Department comments related to the project as presented in the 
documents reviewed.  

bjones
Text Box
Memo recevied September 15, 2016
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MEMORANDUM 
 

TO:   Brooke Jones, Senior Planner 
 
FROM:  Kyle Goetzelmann, Civil Engineer I   
 
COPY:  Jon Tack, Village Engineer  

 
DATE:  September 14th, 2016  
 
SUBJECT: Wheeling High School Improvements – Phase 1 

900 S. Elmhurst Rd (Wheeling High School) - Review Comments  
 
___________________________________________________________________________ 

 
The Engineering Division received a Project Cover Letter, Property Plats of Survey, Field 
Renderings, Demolition Plan and Site Plan for the subject project on September 9th 2016. The 
Engineering Division has completed a review of the above referenced submittal and offers 
the following comments at this time: 
 

1. If disturbance is greater than ½ acre, MWRD permit will be needed. 
2. Silt fence should be shown on the downstream side of the disturbance.  

 



Wheeling High School – 900 S. Elmhurst Road
Docket No. PC 16-10 (Minor Site Plan and Appearance Approval of Athletic Field Modifications)

Plan Commission Meeting – September 22, 2016

Existing conditions of fields (looking south)



Wheeling High School – 900 S. Elmhurst Road
Docket No. PC 16-10 (Minor Site Plan and Appearance Approval of Athletic Field Modifications)

Plan Commission Meeting – September 22, 2016

Existing conditions of shed and ball field (to be removed)
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D R A W I N G   D A T E S

S H E E T  N U M B E R

ARCHITECTS:

S C O P E   D O C U M E N T

This drawing indicates the general scope of the  project in terms of architectural
design concept, the dimensions of the building, the major architectural
elements and the type of structural, mechanical, and electrical systems.  As
Scope Documents, the Drawings do not necessarily indicate or describe all work
required for full performance and completion of the requirements of the
Construction Documents.  on the basis of the general scope indicated or
described, the Contractor shall furnish all items required for the proper execution
and completion of the Work.
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Project Name/Location:
WHEELING HIGH SCHOOL
2017 ADDITIONS AND 
RENOVATIONS

Township High School District 214

Sketch:
1

Subject:
BASEBALL FIELD
AERIAL 

September 9, 2016
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Project Name/Location:
WHEELING HIGH SCHOOL
2017 ADDITIONS AND 
RENOVATIONS

Township High School District 214

Sketch:
2

Subject:
BASEBALL FIELD
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Project Name/Location:
WHEELING HIGH SCHOOL
2017 ADDITIONS AND 
RENOVATIONS

Township High School District 214

Sketch:
3

Subject:
BASEBALL FIELD
VIEW FROM BLEACHER 

September 9, 2016
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REQUEST FOR PLAN COMMISSION ACTION 
STAFF PROJECT REVIEW 

 
TO:    Chairperson Ruffatto and Members of the 

Wheeling Plan Commission 
 
FROM:   Andrew C. Jennings, Director of Community Development 
    Brooke A. Jones, Senior Planner 
 
RE:    Docket No. 2016-14A,B,C&D 

   Builders Asphalt 
   581-571 Wheeling Road 

 (2016-14A) Text Amendments to Title 19, Zoning, Related to 
   ‘Concrete / Asphalt Plant’ 
 (2016-14B) Rezoning of the Property from I-2 Limited  
   Industrial District to I-4 Heavy Industrial  
   District 
 (2016-14C) Special Use-Site Plan Approval of an Asphalt  
   Plant 
 (2016-14D) Variations from Title 19, Zoning, Relating to the  
   Construction of an Asphalt Plant 

 
DATE OF REPORT: September 15, 2016 
 
DATE OF MEETING: September 22, 2016 
 
PROJECT OVERVIEW: The petitioner is seeking multiple zoning actions to relocate an 
asphalt plant to 571 Wheeling Road, which is currently zoned I-2 Limited District.   
 
LOCATION MAP: 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

GENERAL PROPERTY 

NORTH

SUBJECT 
PROPERTY
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INFORMATION 
 

Applicant Name:    Builders Asphalt 

Property Owner:    571 Wheeling LLC 

Common Property Address:  581-571 Wheeling Road 

Common Property Location:  Located on the east side of S. Wheeling Road, 
across from Dennison Court and Harvester Court. 

Neighboring Property Land Use(s): North:     Industrial 
South: Industrial 
West: Industrial 
East:     Industrial 

Comprehensive Plan Designation:  Industrial 

Property size:     7.27 acres (total lot) 

Existing Use of Property:   Industrial (some vacant) 

Proposed Use of Property:   Asphalt plant 

Existing Property Zoning: I-2 Limited Industrial District 

Previous Zoning Action on Property:  
None. 
 

BACKGROUND INFORMATION 
 

The asphalt plant at 231 S. Wheeling Road has been in operation for approximately fifty (50) 
years, with Orange Crush LLC has operating the plant for approximately thirty (30) years.  The 
company is now proposing to relocate the plant roughly 650’ south to an assemblage of parcels 
also on Wheeling Road. In conjunction with the relocation, the majority of the plant equipment 
would be replaced. 
 
The subject property, once assembled, would total 7.27 acres in total area, roughly twice the 
size of the existing plant.  The assemblage includes 571 S. Wheeling Road (formerly Main 
Steel), the unimproved right-of-way of Commercial Drive (Village parcel), and an adjacent 
industrial/office building at 581 S. Wheeling Road. 
 
The petitioner is seeking multiple zoning actions to relocate an asphalt plant to 581-571 
Wheeling Road, which is currently zoned I-2 Limited District.  The following is a summary of 
the proposed zoning requets: 
 

1. Amend the Zoning Code to define the proposed use (concrete / asphalt plant); 
2. Rezone the property from I-2 Limited Industrial District to I-4 Heavy Industrial District;  
3. Grant special use / site plan approval for the proposed asphalt plant; and 
4. Grant zoning variations related to heights of accessory structures (silos, tanks, and drum 

tower), reduction in minimum required green space, height of the fence/screening and 
allowance for more than one principal building.   
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UPDATE FROM PLAN COMMISSION CONCEPT REVIEW MEETING 

 
On June 9, 2016 Plan Commission conceptually reviewed the Orange Crush/Builders Asphalt 
proposal to establish an asphalt plant at the subject property.  At the concept review meeting, the 
Plan Commission had the following comments (petitioner responses provided in bold): 

1. The trees along Wheeling Road should be greater than 3” caliper to provide greater 
screening immediately; As shown on the Landscape all trees installed along Wheeling 
Road ware specified to be greater than 3” caliper. 

2. Provide neighborhood meeting minutes; Neighborhood meeting minutes from May 31, 
2016 have been provided.   

3. Provide screening on the east side; The east side of the property has a minimum of 6’ 
of green space which will be planted with Dark Green Arborvitae.  

4. Provide a truck stacking plan; The traffic plan shows the truck stacking plan. 
5. Consider closing one access drive to achieve more green space; As shown on the site 

plan, we have eliminated two of the existing driveways off Wheeling Road. 
6. Address air quality sediment issues, storm water quality and noise issue; We have 

submitted a report from Green Toxicology, LLC to address the air quality and 
Shiner Associates, Inc. to address the noise issue. 

7. Address silo height and placement; The size of the silos has been reduced from 300 ton 
to 250 ton, this lowered the height to 74’ which is only a couple feet taller than 
existing asphalt plant silo height. 

8. Address access to the ComEd right-of-way; We have decided not to pursue the ComEd 
ROW.  

9. Property beautification screening on the east side of property is encouraged; The 
landscape plan which shows substantial landscaping and screening around the 
entire property. 

10. Clarify timing of operation; The hours of operation will be 6am to 6pm Monday through 
Saturday.  The plant typically is open from April to December depending on the weather.  
This is the same operation hours at the existing plant. 

11. List fence height variation on list of requested variations; Along Wheeling Road, we will 
have a 10’ chain link fence with gray slats, on the south side will be a 6’ fence, along 
the east side will be concrete block 12’ high and north side of the property will be a 
8’ fence. 

12. Address height of the piles; The aggregate piles will not exceed 12’ in height. 
 

ZONING CODE TEXT AMENDMENTS 
 
Chapter 19-01, Definitions, Sections 19.01.010:  The petitioner is proposing to add the 
following definition to the Zoning Code: 
 

Concrete / Asphalt Plant 
A facility for the mixing and crushing and the storage and transporting of raw or recycled 
aggregate, along with concrete, and liquid asphalt to make Asphalt Cement Concrete 
(A.C.C.) or concrete for the purpose of sale. 
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Appendix A (Use Table):  The petitioner is proposing to add the use classification of “Concrete 
/ Asphalt Plant” as a Special Use in the I-4 Heavy Industrial District. 
 

REZONING 
 

The petitioner is requesting that the entire property be rezoned from I-2 Limited Industrial 
District to I-4 Heavy Industrial District.  It should be noted that currently only one property in 
the Village is zoned I-4: The Village Public Works facility at 77 W. Hintz Road.  Staff has 
provided a rezoning exhibit.  
 

ZONING VARIATIONS 
 
The proposal requires three zoning variations.  The petitioner has requested the following three 
variations: 

1. Reduction in the required minimum green space from 25% to 13% of the site;  
2. Increase in the maximum allowed accessory building height from 20-feet to 74-feet for 

the tallest proposed accessory structure (silos).  Other proposed accessory structures also 
require height variations including the liquid storage tanks (49-feet) and drum tower (54-
feet); and 

3. Increase in maximum allowed outdoor storage fence/screen from 8-feet to 12-feet.  The 
proposed fence height along the east property line (Wheeling Road) will be 10-feet.  The 
proposed storage bin screen along the east (railroad tracks) property line will be 12-feet.  

 
SITE PLAN REVIEW 

 
Scale of Site Plan:  1’ = 80’ 
 
Proposed General Site Layout: The site is configured to accommodate the function of the 
asphalt plant.  The site is divided into three primary areas: material production/loading area, 
material storage area, and recycling area.  The production/loading area (the part of the operation 
that is most accurately called the asphalt plant), occurs in the middle of the site.  There will be 
four 74-foot tall silos 40-feet from the front property line.  The petitioner anticipates expanding 
the number of silos in this area to a total of eight in the future.  Staff is suggesting a condition of 
approval that would allow for a total of eight silos (as shown on the site plan).  There are also 
three 48-foot tall vertical liquid asphalt tanks and a 54-foot tall drum tower.  Other features of the 
production/loading area include the baghouse, multiple feed bins and a conveyor.  In this area are 
also two buildings: a small one-story office building and a small two-story lab/control room.  
The parking is adjacent to the office building.  The material storage bins are to the east of the 
asphalt plant along the train tracks.  The south end of the site is devoted to the recycler.  The 
recycling area consists of a concrete pile, an asphalt pile, a road material recycler and conveyor 
to recycle bins.  Stormwater basins are located at the southeast corner of the site and the northern 
edge. 
 
Total Number of Parking Spaces:  The two proposed buildings combined have a total office 
area of 1,500 sq. ft. and 1,500 sq. ft. of lab (active manufacturing) area.  The total required 
parking for these uses is nine parking stalls. Ten parking stall has been provided.   
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Site Circulation: A full traffic study has been provided.  Trucks will enter the site through the 
south drive and exit out the north drive.  Truck turning diagrams have been provided in the 
traffic study to demonstrate the three proposed truck movements.  It should be noted that the site 
plan used for the truck turning diagrams is not consistent with proposed site plan.  While the site 
plan from the traffic study indicates four driveways, only two are being accessed by the trucks, 
which is consistent with the two-driveway proposed site plan.  The petitioner should verify that 
the proposed truck turns will be viable based upon the actual proposed site plan.  Furthermore, 
staff has concerns with potential left-turning trucks into the site, which may conflict with left-
turning vehicles onto Harvester Court.  The truck turning diagrams provided show only right-
turning trucks into the site.  Is the petitioner restricting left-turns into the site?  If so, this would 
address staff’s concern regarding the offset drives and lack of left-turn lane on Wheeling Road.  
In addition, the Fire Department has concerns regarding fire access drives, overhead 
obstructions, and roadway access over the underground vaults.  Staff suggests that the petitioner 
should address these concerns with a written response and revised truck-turning diagrams.   
 
Bicycle parking:  Bike parking for industrial uses may be provided within the buildings.  
Outdoor bicycle parking may be unsafe for this facility. 
 
Site Lighting: A mix of building/structure mounted lights and pole lights are proposed. The light 
poles are 22.5-feet in height. The proposed illumination levels meet the requirements of the 
Zoning Code.  
 
Ownership:  The petitioner owns the 571 and 581 Wheeling Road parcels.  The Village owns 
the Commercial Drive right-of-way at the northern edge of the site.  Prior to permit approval, the 
Village will need to vacate the Commercial Drive right-of-way for use by the petitioner.  Staff 
has added a condition of approval to address this issue. 
 
Sidewalks:  There is an existing sidewalk in the Wheeling Road right-of-way.   

 
APPEARANCE REVIEW 

 
Building Sizes: The one-story office building is approximately 1,200 sq. ft. The two-story 
laboratory/control room building is approximately 2,700 sq. ft. in size.  The control room is 
located on the second floor and is only a small portion of first floor.   
 
Elevation Plan Review:  The most visible features of the site, when viewed from Wheeling 
Road will be the silos, vertical liquid storage tanks and conveyor associated with the plant.  Most 
of the buildings, material piles, and other lower features of the plant will be hidden by the 10-
foot fence along Wheeling Road. An elevation plan for the asphalt plant features is provided.  
Building elevations are also provided.   
 
Exterior Building Materials/Colors: The primary wall material of the buildings will be face 
brick.  The building elevation plan indicates the second story control room will have gray siding 
to match paint.  Staff does not understand what materials and colors are matching.  The Plan 
Commission may wish to see brick and siding material and color samples.   .   
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Screening: A chain link fence with gray slats is proposed for three sides of the property (west, 
north and south).  The west property line (Wheeling Road) will have a 10-foot high fence, which 
requires a zoning variation.  The south side will have a 6-foot fence.  The north side will have an 
8-foot fence.  Along the east (adjacent to the railroad tracks) will be 12-foot high concrete block 
walls, which are the back sides of the storage bins, and also requires a zoning variation for its 
height.  To soften the view of the bins are a line of 6-foot tall arborvitae.  The Plan Commission 
may wish to discuss the proposed fence material. 
 

LANDSCAPING PLAN REVIEW 
 
Existing Landscaping to Remain:  20 trees will remain on the site.  14 deciduous trees will 
remain in the landscape buffer along Wheeling Road.  6 evergreen trees will remain at the 
southeast corner of the site. 
 
Proposed Landscaping:  The petitioner is proposing improvements along Wheeling Road.  This 
area will include ornamental grass, ornamental trees, dwarf evergreens, deciduous shrubs, and 
flowering shrubs.  In the northern stormwater basin will be stormwater seed mix and a prairie 
seed mix.  At the southeastern stormwater basin will be a prairie seed mix.  

 
STANDARDS FOR REZONING 

 
Following are standards for rezoning with the petitioner's responses. (Senior Planner comments 
are in bold.)  

 
1. Will the proposed rezoning comply with the intent and purpose of Title 19, Zoning?  

(Explain how the proposed uses allowed by the rezoning will conform to the zoning 
code.) 

“Applicant seeks a text amendment in order to allow establishment as a special use of an 
asphalt plant with its associated uses in the I-4 district. There is currently operating an 
asphalt plant which has operated for over 40 years. The text amendment will allow for the 
relocation for the relocation and improvement of the existing asphalt plant. The plant 
represents a use which is needed both within the Village and nearby areas as the 
predominance of roads are constructed of Asphalt. The area surrounding the subject 
property is all zoned industrial and used for industrial uses so the establishment of the I-4 
District in connection with the proposed special use for the Asphalt plant will be in 
character with the surrounding area.” 
 

The intent of the rezoning, in combination with the proposed text amendments, is to 
establish appropriate limitations on the unique land use that is proposed.  The 
Village previously created the I-4 Heavy Industrial District specifically to 
accommodate such unique open land uses.  These types of uses are characterized by 
visible machinery, outdoor material storage, truck parking, and frequent use of 
construction equipment.  The proposed rezoning is consistent with the limited 
application of the I-4 district to impose the maximum restriction on heavy/open 
industrial land uses.  
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2. Will the proposed rezoning comply with the Comprehensive Plan, Official Map and all 
other plans and policies adopted by the Village?  If not, explain why the proposed use is 
in the best interest of the Village. (Explain in detail how the uses allowed by the rezoning 
follow the Comprehensive Plan or how a rezoning contrary to the Comprehensive Plan is 
appropriate.) 

“The comprehensive plan calls out this area for Manufacturing uses. The rezoning 
combined with the special use and its conditions bring the facility into conformance with 
the goals and intents of the Comprehensive Plan. Granting the amendment allows for the 
existing facility to be relocated which allows for the existing location to be redeveloped 
more in conformance with the Village’s plans for Properties along or near Dundee Road.” 

The subject site is shown as “Industrial” on the Comprehensive Plan.  The proposed 
rezoning furthers the vision of the Comprehensive Plan in that it would facilitate a 
change in land use at 231 S. Wheeling, which is shown as Open Space / Mixed Use 
on the Comprehensive Plan.  

3. How have the physical or economic conditions pertaining to the subject area changed, 
making the existing zoning inappropriate and the proposed rezoning appropriate? 
(Explain why the current zoning designation is inappropriate.  What specific physical or 
economic conditions indicate that a change in zoning is required?) 

 “The proposed I-4 zoning district, combined with the special use renders the zoning 
appropriate for the property. The surrounding area is all zoned manufacturing. The 
special use designation will restrict the property to the proposed use and will not allow 
the other non-regulated I-4 uses from being established.” 

There is no current zoning district which allows the proposed land use.  The 
rezoning is necessary, in conjunction with the text amendment, in order for the 
proposed use to locate anywhere within the Village of Wheeling. 

4. How is the proposed rezoning desirable and needed in the Village? (Why is the new 
zoning district needed?  What does the rezoning accomplish?  How will it benefit the 
Village?) 

“The rezoning to I-4 will permit the Asphalt Plant to (1) operate in a location with 
similar (though not identical) uses; (2) operate in an area of nearby industrial uses 
adjacent to railroad tracks; and (3) maintain an appropriate distance from residential 
uses.” 

The proposed rezoning and text amendment is needed in order for the proposed 
land use to locate within the Village.   

5. How will the proposed rezoning be compatible with and not unduly depreciate the use 
and value of the surrounding property? (Consider the types of uses that could be 
permitted by the rezoning. Are these uses compatible with existing neighboring land 
uses?  Will the potential uses have a negative impact on surrounding property values?) 

“The rezoning of the subject property will allow for the relocation of the existing asphalt 
plant away from the Town Center Development to a location with no impact on the 
surrounding industrial uses. The use is needed at this location due to the nature of asphalt 
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production and the need for the plant to be located nearby the roads and parking lots 
being paved.” 
 

The land use facilitated by the proposed rezoning should be configured to minimize 
potential negative impacts.  The special use-site plan review by the Plan Commission 
should address the potential negative impacts.   

6. How will the proposed rezoning contribute to a rational pattern of land uses which is 
beneficial to the Village? (Is the proposed rezoning sensible?  Are intense uses that create 
traffic, noise, odor, light, or smoke going to be permitted along a narrow residential 
street?)   

“Locating the facility on a road which carries industrial traffic within an area that has 
industrial uses is the most rational area to relocate the existing facility. The studies 
included with the application demonstrate that there are no negative impacts that will be 
created by the new facility (an improvement of the existing plant) The fact that the 
existing plant has operated for 50 years without complaint demonstrates that the new 
location, of a ‘state of the art’ plant will have no negative impacts. The relocation of the 
existing plant will benefit the Village through relocation from near the Town Center 
development.” 

The proposed rezoning, combined with a zoning code text amendment, would 
establish a very limited zoning framework for concrete/asphalt plants.  The land use 
facilitated by the rezoning would be configured to minimize the potential negative 
impacts on adjacent properties. 

 
STANDARDS FOR SPECIAL USE 

 
Following are standards for special use with the petitioner's responses in italics.  (Senior 
Planner comments are in bold.) 
 
1. State why the Special Use is necessary for the public convenience at the proposed 

location. 
 

 “The Village of Wheeling has roads that are made of asphalt as well as residents have 
driveway and buildings have asphalt parking lot.  Asphalt can only be delivered a certain 
distance prior to installation.  Having the plant in the community will help keep the cost 
of road improvement low.” 

 

 Asphalt production requires proximity to the construction site.  There are few 
locations centrally located in Wheeling that could accommodate the proposed use 
without significant negative impacts on surrounding land uses. 

  
2. State how the Special Use will not alter the essential character of the area in which it is to 

be located.   
 

 “The current asphalt plant property will be relocated roughly ¼ mile south on Wheeling 
Road. The development occurred adjacent and near our existing plant evidence that the 
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establishment of a new state of the art facility will not cause any changes to the industrial 
character of the area.” 

 

 Other properties in the area have outdoor storage yards.  Provided the facility is 
adequately screened and landscaped, it does not appear that the essential character 
of the area will not change.  

 
3. State how the location and size of the Special Use, the nature and intensity of the 

operation involved in or conducted with it, the size of the site in relation to it, and the 
location of the site with respect to streets giving access to it will be in harmony with and 
not impede the normal, appropriate and orderly development of the district in which it is 
to be located and the development of surrounding properties. 

 

“The proposed location is currently in a developed industrial area, the only new 
development would be at the existing location.  With our relocation the Village can move 
forward with redevelopment of the downtown.  We do not see a negative impact to the 
street system since the current operation uses Wheeling Road.”  

  

 Upon review of the noise and environmental studies, it appears that the proposed 
land use should have little, if any, negative impact on the surrounding properties.  
Staff has questions regarding the traffic study, especially with regard to the status of 
left turns into the facility, which may impact traffic safety. 

   
4. State how the location, nature and height of buildings, walls and fences, and the nature 

and extent of the landscaping on the site shall be such that the use will not hinder or 
discourage the appropriate development and use of adjacent land and buildings, or will 
not impair the value thereof.   

 
“The relocated asphalt plant will provide a 10’ high chain link fence with slats to screen 
the view from Wheeling Road and we will keep the existing parkway trees and plant 
additional trees and landscaping to provide screening.  We will have 12’ high concrete 
blocks on the east side of the property with solid evergreens for screen from the Metra 
train.  The slender appearance of the proposed silos negate any negative visual impact 
on their construction.   

 

 The Plan Commission should make a determination regarding the style and height 
of the proposed fence.  The 10-foot fence requires a height variation.   

 
5. State how the parking areas will be of adequate size for the particular use, properly 

located and suitably screened from adjacent residential uses, entrance and exit drives 
shall be laid out so as to prevent traffic hazards and nuisances and the development will 
not cause traffic congestion.  

 

 “The relocated plant will be moved further away from residential uses and will have 
great screening from existing industrial buildings.  The 10 parking spaces are adequate 
for the number of employees who will be on site.” 
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 The parking provided meets the requirement of the Zoning Code.  Furthermore, the 
petitioner indicates the provided parking is adequate for the number of employees 
at this facility.  
 

6. State how the property in question cannot yield a reasonable return if permitted to be 
used only under the conditions allowed by the regulation in that zone.   

 

“If we do not receive special use permit to allow the operation of the asphalt we will not 
relocate the operation or upgrade the equipment and keep at our current location with 
outdated equipment.” 

 

For the petitioner’s purposes, the only potential use of the site is the use proposed.  
If the use is not allowed in the subject location, the petitioner will not relocate to the 
subject property. 

 
STANDARDS FOR VARIATIONS  

 
Following are standards for variations with the petitioner's responses. (Senior Planner 
comments are in bold.)  
 
1.   State how the particular physical surroundings, shape, or topographical condition of the 

specific property involved would result in a practical difficulty or particular hardship 
upon or for the owner, lessee or occupant, as distinguished from a mere inconvenience, if 
the strict  letter of the regulations were carried out. (How do the unique characteristics 
make it difficult to follow the regulations of the code? You may want to consider Question 
2 first.)   

“The variation is based on the area needed to allow for the efficient use of the site and to 
allow for upgrading of the applicant’s existing facility. The triangular shape of the site 
forces an inefficiency in how the site is utilized and restricts the traffic circulation on the 
site. This requires the need to reduce the amount of landscaped area to allow for truck 
circulation and storage of the necessary materials. The height of the storage silos is 
needed so as to allow for sufficient storage of asphalt to meet the requirements mandated 
by road standards. Due to the shape of the site it would be difficult to site additional silos 
(which would be required in order to satisfy the volume requirements needed) without 
compromising site circulation.” 

  

The variation related to fence height is necessary as a mitigation measure for the 
appearance of the plant itself.  The variation related to the height of the plant 
accessory structures is necessary because the nature of the operation requires 
structures of that height.  Due to the limited size and configuration of the property, 
there is not enough space for additional green space and the necessary functions of 
the proposed use.   

 
2.    Indicate how the hardship is due to unique circumstances that do not generally apply to 

the other properties or uses. (How is the property different from other properties with 
similar uses that do not require a variation?) 
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 “The unique situation is that existing facility is the only asphalt plant in Wheeling. The 
site being proposed is the only site that has been found in Wheeling which can both 
accommodate the facility and is located in area where there will be no significant 
impacts on neighbors. The size of the site along with the needs for truck circulation 
prohibits the additional landscaped area. The height of the silos is driven by the paving 
industry’s and the Illinois Department of Transportation’s requirement for different 
asphalt mixtures.  This requires the additional height and number of silos in order to the 
time the mixing plant operates the silos need to be able to store greater amounts of 
asphalt and different mixtures than the existing plant allows for. This need is particular 
to the paving industry and is not generally required for other industrial uses in the I-4 
district.” 

The variation related to the height of the plant is necessary because the nature of the 
operation requires structures of that height.  The fence height will help mitigate the 
visual impacts of the facility operations.   
 

3.   Describe how the alleged difficulty or hardship has not been created by any person 
presently having an interest in the property. (Is the problem or hardship a result of 
actions taken by the applicant?) 

“The Village has been proposing that the existing plant be both relocated and its 
operation improved. This site is the only site which has become available which will 
accommodate the facility. Its size and shape restricts the amount of landscaped area 
which can be established on site. The nature of the operations is not conducive to 
extensive planting areas within the site as they will not survive. 
The paving industry requires varied asphalt mixes requiring the number and size of the 
proposed silos.” 
 

The variations not related to the existing conditions are related to the property 
configuration (minimum amount of green space), mitigating efforts (height of fence) 
and nature of the proposed use (height of plant).   
 

4.   State how the property in question cannot yield a reasonable return if permitted to be 
used only under the conditions allowed by the regulations in that zone. (What are the 
specific negative impacts on the future use of the property if the variation is not 
granted?) 

“The site would not accommodate the needed activities (production of asphalt, material 
recycling, storage of materials and truck circulation) if additional landscaping was 
required to meet the required standard. A reduction in the height of the silos would 
require operating the plant for producing asphalt for longer hours. It will also not allow 
for the varied ‘mixes’ as the paving industry requires.”  
 

For the petitioner’s purposes, the only potential use of the site is the use proposed.  
If the use and associated variations are not allowed in the subject location, the 
petitioner would not relocate to the subject property. 
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5.   State how the granting of the variation will not alter the essential character of the locality.  
(Will the variation allow for construction or other use of the property that will change the 
appearance or character of the neighborhood or area?) 

 “The majority of the surrounding buildings do not meet the required landscape 
percentages. We are proposing additional landscaping along Wheeling Road which will 
screen the site. The silos are very slender structures so their height will not negatively 
impose on the surrounding area the way a much taller building would. The neighborhood 
already has silos which have not caused any detriment to the development nearby.” 

 Although there is no use in the immediate area that is completely similar to the 
proposed use, the proposed use is similar in some respects to several area uses, such 
as having storage yards and significant truck traffic.  The lack of green space will 
not be visible to the neighboring properties due to the screening of the plant 
operations.   

 
6.  Describe how the proposed variation will not impair an adequate supply of light and air 

to adjacent property, or substantially increase the congestion in the public streets, or 
increase the danger of fire, or endanger the public safety, or substantially diminish or 
impair property values within the neighborhood. (Will the variation have a negative 
impact on other properties?  Will it create traffic, noise, odor, light, or smoke?  Will 
buildings be placed too close to other buildings?  Will emergency access to the rear of 
the property still be possible?) 

 

“The variations will not cause any negative impacts to the surrounding area. Landscaping 
would be internal to the site so that its benefits would not be shared by surrounding 
properties as the screening along Wheeling Road. The variations allow for the efficient 
use of the property for its intended uses in a manner which is self-contained. The slender 
design of the silos prevents their height from causing negative impacts (impairment of 
light and air, increase in the danger of fire, etc) due to their height.  

 The traffic study indicates that no traffic impact will be caused by establishment of the 
facility at this location. There has been no showing of any negative impacts from the 
facility at its existing location; the relocation to a larger property and its improvements 
will not cause any negative impacts but will guaranty that no impacts result.” 

 The proposed variations, in particular the height variation, are needed for the 
proposed use to be allowed anywhere within the Village.  According to the traffic, 
environmental and acoustic studies provided, the variations do not appear to cause 
negative impacts on the vicinity. 

 
STAFF REVIEW 

 
Fire Department Review:  The Fire Department has provided a comment memo, dated 
September 15, 2016.  Many of the comments can be addressed at the time of building permit.  
However, Planning Staff believes that the comments number 2 through 6 should be addressed by 
the petitioner by the time the Plan Commission is ready to make a motion on Docket No. 2016-
14.  A written response and revised truck turning radius should be provided to these comments.     
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Engineering Division Review:  The Engineering Division has received the submittal and will 
have comments prior to the meeting.   
 
Impact on adjacent uses:  Staff suggests that the Plan Commission request clarification 
regarding left-turns into the facility.  The truck turning diagrams suggest that left-turns into the 
site are restricted.  This restriction may be necessary to ensure traffic safety due to the proposed 
off-set drive at Harvester Court.  The Plan Commission may wish to ask the petitioner to address 
the safety of traffic at the off-set drive near Harvester Court.  
 
Staff Recommended Action: Staff recommends that the Plan Commission review the following 
list of items with the petitioner prior to taking action on Docket Nos. 2016-14ABCD:   

 Request a response to the Fire Department memo comments #2 through #6; 
 Consider requesting revised truck-turning exhibits consistent with the proposed site plan; 
 Request clarification regarding left-turns into the site and determine if left-turns should 

be restricted due to safety concerns with the off-set drive near Harvester Court. 
 Request brick and siding material and color samples for the buildings; and 
 Discuss the proposed style of the fencing along the east, north, and south property lines. 

 
 

PROPOSED MOTIONS 
 

If the Plan Commission finds that the petitioner has satisfied the requirements for the granting of 
a Zoning Code text amendment, rezoning, special use-site plan approval, and zoning variations 
for an asphalt plant, appropriate motions would be to: 
 
Recommend approval of Docket 2016-14A, amending Title 19, Zoning Code, to read as 
follows: 
 
1. Amend Section 19.01.010, Definitions, to insert the following: 

 
Concrete / Asphalt Plant 
A facility for the mixing and crushing and the storage and transporting of raw or recycled 
aggregate, along with concrete, and liquid asphalt to make Asphalt Cement Concrete 
(A.C.C.) or concrete for the purpose of sale. 
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2.  Amend Appendix A: Use Table, as follows: 
… 
Industrial Districts – Permitted and Special Uses (cont). 

P=Permitted Use, S=Special Use Permit, Blank=Not Allowed 
 I-1 I-2 I-3 I-4 

 
Light 

Industrial and 
Office District 

Limited 
Industrial 

District 

General 
Industrial 

District 

Heavy 
Industrial 

District 
Industrial Uses     
…     
Asphalt/Concrete Plant    S 
… 
 
 
And Recommend approval of Docket No. 2016-14B, granting a Rezoning from I-2 Limited 
Industrial District to I-4 Heavy Industrial District, as illustrated on the staff exhibit “Existing vs. 
Proposed Zoning” dated September 15, 2016, 571-581 Wheeling Road, Wheeling, Illinois. 
 
 
And Recommend approval of Docket No. 2016-3C Special Use and associated Site Plan 
Approval as required under Chapter 19-07 Industrial Districts, Section 19.07.050 I-4 Heavy 
Industrial District and Chapter 19-10 Use Regulations, Section 19.10.030 Special Uses, to permit 
an asphalt/concrete plant at 571-581 Wheeling Road, Illinois, in accordance with the following 
plans and documents submitted August 11, 2016 (except as noted):  
 

 Response Letter  
 Project Description Letter  
 Site Plan 
 Landscape Plan 
 Photometric Plan (9.01.2016) 
 Elevation Plan (Asphalt Plant) (8.31.2016) 
 Lab and Control Building Elevation Plans (8.31.2016) 
 Lab and Control Building Floor Plan (9.01.2016) 
 Office Building Floor Plan (9.01.2016) 
 Preliminary Engineering Plans 
 Perspective View 
 Plats of survey 
 Traffic Study 
 Environmental Study 
 Acoustical Study. 

 
And with the following conditions: 
 

1. That a total of eight silos are permitted in the location shown on the site plan,  
2. That prior to permit approval, a plat of vacation shall be executed for the Village right-of-

way (Commercial Drive), and 
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3. Others to be determined at the hearing…  
 
 
And Recommend approval of Docket No. 2016-3D granting zoning variations from Title 19, 
Zoning, of the Wheeling Municipal Code: 
 
Chapter 19-07, Industrial Districts, Section 19.07.050, I-4 Heavy Industrial District 

1. Subsection D3, reducing the minimum required green space from 25% to 13%. 
2. Subsection F, increasing the maximum permitted height of an accessory structure from 

20-feet to 74-feet.   
 
Chapter 19-10, Use Regulations, Section 19.10.070, Accessory Uses, Buildings and Structures, 
Section B Fences and Screen, Subsection 7c Required fences and screening for outdoor storage, 
increasing the maximum permitted height from 8-feet to 12-feet.  

As shown on the following plans: 
 Site Plan, and 
 Elevation Plan (Asphalt Plant). 

 
 
 
 
 
____________________________   __________________________ 
Andrew C. Jennings, AICP    Brooke A. Jones 
Director of Community Development  Senior Planner 
 
 
 
Attachments:  Aerial photo of existing conditions (staff) 
 

Fire Department memo, dated 9.15.2016 
 
Response Letter  
 
Project Description Letter  
 
Neighborhood Meeting Minutes from May 31, 2016 
 
Site Plan 
 
Landscape Plan 
 
Photometric Plan 
 
Elevation Plans (Asphalt Plant) 
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Lab and Control Building Elevation Plans 
 
Lab and Control Building Floor Plan 
 
Office Building Floor Plan 
 
Preliminary Engineering Plans 
 
Perspective View 
 
Plats of survey 
 
Rezoning staff exhibit 
 
Traffic Study 
 
Environmental Study 
 
Acoustical Study 
 
 

 



Existing conditions of subject property – aerial view

Builders Asphalt – 571-581 Wheeling Road
Docket Nos. 2016-14 A,B,C&D (Minor Site Plan and Appearance Approval of Park Modifications)

Plan Commission Meeting – September 22, 2015
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               MEMO – Fire Prevention Bureau 

 

TO:  Brooke Jones, Associate Planner 

FROM:  Ronald S. Antor, Fire Inspector 

CC:  Andrew Jennings, Village Planner 

Andrew Jennings, Director of Community Development 

Keith MacIsaac, Fire Chief 

FPB File 

DATE:  September 15, 2016 

SUBJECT:   Proposed asphalt plant – Orange Crush – 571 Wheeling Road – Plans received 
for review by the Wheeling Fire Department, September 1, 2016. 

 
 
 
The Wheeling Fire Department has reviewed the submittals received related to the above 
referenced project and has the following comments: 
 
 
Site Plan 
 

1. A looped water main shall be provided on the site. The site water main shall comply with 
the Village of Wheeling Municipal code which includes, but is not limited to the “Manual of 
Practice for the Design of Public & Private Improvements” and the 2012 Edition of the 
International Fire Code. Water main improvements required would include: 

a. An 8” looped water main shall be provided with hydrants not exceeding 300 foot 
spacing between the hydrants along the fire apparatus access route. 

b. A fire hydrant shall be provided within 50’ of each building’s Fire Department 
Connection (FDC). 

c. A separate water service is required for the fire protection service supply and the 
domestic service supply for each building. The fire service supply main size shall 
be based on the building’s needed fire flow and shall not be less than 6” in 
diameter. The domestic service shall be sized to meet village requirements as 
approved by the Department of Community Development, Engineering Division. 

2. Overhead obstructions along the fire apparatus access route shall not hang over the 
roadway in a manner that hinders Fire Department access. A minimum of 13’6” overhead 
clearance shall be provided over the fire apparatus access roads.  

3. A clear space of at least 4-feet shall be maintained around the circumference of any fire 
hydrants. This includes light fixtures, transformers, and landscaping.  

4. Other site landscaping features shall not impede access to fire protection equipment, i.e. 
Fire Department Connection (FDC).  

5. All fire access drives shall be a minimum of 20’.  



Ms. Brooke Jones 
SUBJECT:   Proposed asphalt plant – Orange Crush – 571 Wheeling Road – Plans received 

for review by the Wheeling Fire Department, September 1, 2016. 
September 15, 2016 
Page 2 

6. The roadway over the underground detention vault shall be capable of supporting fire 
apparatus with a gross vehicle weight of 86,000 pounds 

7. Fire Department Knox Boxes shall be provided at the locations of any fencing with gates 
that restrict access to the site. 

 
571 Wheeling Road – Two new structures 
 

1. The petitioner is proposing to include two new structures with the new asphalt plant. 
Based on the information provided with this submittal, the structures would be classified as 
(B) Business Use Group occupancies as defined in the 2012 Edition of the International 
Building (IBC) and Fire Prevention Codes (IFC).  

2. All construction relating to the structures would need to comply with the Village’s Building 
and Fire Prevention Codes (2012 Editions of the International Building Code & 
International Fire Code – with amendments). 

3. As noted in Comment #2, the proposed buildings will need to comply with the Village’s 
Building and Fire Prevention Codes. Some of the items that this would include and would 
need to be addressed during the permitting process are:  
 

a. Each building is required to be provided with an automatic fire sprinkler system. 

i. The Fire Department Connection (FDC) for each building’s fire sprinkler 
systems shall be located at the front of the building or other location as 
approved by the Fire Department.  

b. Each building is required to be provided with a fire alarm system. 

c. A second means of egress (exit) is required for elevated control room per the 
Village’s Building Code. 

At this time there are no other Fire Department comments related to the project as presented 
in the documents reviewed. The Fire Department recommends that no approvals be given for 
this project until all of the above comments have been addressed by the developer. 

 

 

 

 

 



al ' 321 Center Street, Hillside, IL 1 
Tel: (708) twinter@orangecrushlkcorn 

Via: Electronic Mai.I. 

August 11, 2016 

Andrew C. Jennings, AICP 
Community Development Director 
Village of Wheeling 
2 Community Boulevard 
Wheeling, IL 60090 

RE: Proposed Asphalt Plant Equipment Upgrade and Relocation 
571 & 581 S. Wheeling Road 
Wheeling Road 

Dear Mr. Jennings, 

We are submitting the following items for you review on the Proposed Asphalt Plant Equipment 
Upgrade and Relocation to have a plan commission and public hearing meeting on September 8, 
2016. 

Site Plan prepared by Rolf C. Campbell & Associates dated August 11, 2016 
Landscape Plan prepared by Rolf C. Campbell & Associates dated August 11, 2016 
Traffic Study prepared by Sam Schwartz Engineering, D.P.C. dated August 10, 2016 
Acoustical Study prepared by Shiner & Associates, Inc. dated August 9, 2016 
Environmental Study prepared by Green Toxicology, LLC dated August 2, 2016 
Preliminary Engineering prepared by Mackie Consultants, LLC dated August 11, 2016 
Application Al Cover Sheet & Contact Information 
Application A2 Plan Submittal 
Application A3 Special Use Standards 
Application 4 Zoning Variations Standards 
Application A5 Rezoning and Zoning Code Text Amendments 
Application PH Actions Requiring Public Hearing 
Meeting minutes from Neighborhood meeting on May 31, 2016 
Project description letter dated August 10, 2016 
Perspective View of Asphalt Plant from Northgate Parkway prepared by Rolf C. 
Campbell & Associates dated August 9, 2016 
ALTA I ACSM Land Title Survey prepared by Chicago Land Survey Company for 571 
S. Wheeling Road dated December 1, 2015. 
ALTA I ACSM Land Title Survey prepared by Land Divisions, Inc. for 581 S. Wheeling 
Road dated June 17, 2016. 

At the Plan Commission Workshop Session on June 9, 2016 we were provided 12 
recommendations, below is a response to those recommendations. 

bjones
Text Box
Exhibit received August 11, 2016 



Group, In 
321 Center Street, Hillside, IL 60 l 
(708) Email: twinter@orangecrushllc.com 

The trees along Wheeling Road be greater than 3" caliper to provide greater 
screening immediately. 
As shown on the Landscape all tree installed along Wheeling Road are specified to be 
greater than 3" caliper. 

Provide neighborhood meeting minutes. 
As part of this submittal we are providing the minutes from the neighborhood meeting on 
May 31, 2016. 

3) Provide screening along the east side. 
The east side of the property has a minimum of 6' greenspace which will be planted with 
Dark Green Arborvitae. 

Provide truck stacking plan 
The traffic study shows the truck stacking plan. 

5) Consider dosing one access drive to achieve more greenspace. 
As shown on the Site Plan we have eliminated two of the existing driveway off Wheeling 
Road. 

6) Address air quality issues, storm water quality and noise issues. 
We have submitted a report from Green Toxicology, LLC to address the air quality and 
Shiner Associates, Inc. to address the noise issue. 

7) Address the silo height and placement 
The size of the silos has been reduced from 300 ton to 250 ton, this lowered the height to 
7 4' which is only a couple feet taller than existing asphalt plant silo height. 

8) Address access to the ComEd ROW 
We have decided not to pursue the ComEd property 

9) Property beautification I screening is encouraged. 
The landscape plan which shows substantial landscaping and screening around the entire 
property. 

10) Clarify timing of operations. 
The hours of operation will be from 6:00 AM. to 6:00 P.M. Monday through Saturday. 
The plant typically is open from April to December depending on the weather. This is 
the same operation hours at the existing plant. 

11) List fence height variation on list of requested variations. 



1 
Tel: (708) 

, In 
Street, Hillside, IL 1 

Email: twinter@orangecrushllc.com 

Along Wheeling Road, we will have a 1 O' chain link fence with gray slats, on the south 
side will be a 6' fence, along east side will be concrete block 12' high and north side 
of the property will be a 8' fence. 

12) Address height of the piles 
The aggregate piles will not exceed 12' in height 

We would like to set up a meeting at your earliest convenience to review the submittal and 
further discuss the text amendment and variances. 

Please confirm we will be on the September 8, 2016 plan commission meeting for we can send 
out notification by August 24th_ Ifthere is any additional information required or any questions, 
please do not hesitate to give me a call. 

Sincerely, 
Pal Groupj Inc. 

Tim Winter 



Electronic Mail 

August 10, 2016 

Village of Wheeling 
Community Development Department 
Attn: Andrew Jennings, AICP 
2 Community Boulevard 
Wheeling, IL 60090 

RE: Project Description Letter 
571 & 581 S. Wheeling Road 
Wheeling, IL 

Dear Mr. Jennings, 

, In 
Street, Hillside, IL 1 

twinter@orangecrushllc.com 

Orange Crush, LLC currently operates the asphalt plant located at 231 S. Wheeling Road and has 
operated the plant since the Early 1990's. The plant has been in operation at this location since 
1960's. For the past few years we have been in discussion with the Village of Wheeling to 
relocate our operations to help facilitate the Village with the redevelopment of the property 
around the Metra station. 

Currently we own the property located at 571 S. Wheeling Road which is roughly 650' south of 
the current facility. Also we have an executed purchase and sales agreement with the owners at 
581 S. Wheeling Road, which is directly to the south of 571 S. Wheeling Road, to purchase their 
property. Directly north of 571 S. Wheeling Road is village R.O.W. which is not being used for 
roadway and which we have discussed with the Village staff the possibility of acquiring the 
south half of the Village R.O.W. 

This assemblage of property would double our size of the existing facility and would allow for a 
more efficient layout. It does not mean that the intensity of the facility will double. The 
additional land will help the facility be more energy, environmentally, and traffic efficient. 

The current asphalt plant is 50 years old and does not meet the current demands or the 
requirements of Illinois Department of Transportation (IDOT). With the proposed relocation we 
would upgrade the equipment to meet current technology along with IDOT's current 
specification for asphalt production. 

The current asphalt plant can only store two different asphalt products at any one time. If a 
different 'mix' of asphalt is required it has be made at time of pick up. The current production 
rate is limited to 200 tons per hour. The upgraded equipment would increase the production 
rate to 400 ton per hour which would reduce the number of hours the plant would have to 
operate. 

Page] 1 
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p 
' 321 Center Street, Hillside, IL 60162 

Tel: (708) Email: twinter@orangecrushllc.com 

As part the equipment upgrade we would increase the quantity and size of the silos from 2 - 200 
ton silos to 8 - 250 ton silos. vVe would also increase the height of the silos from 65' to 7 4'. 
With the more efficient equipment and additional silos we would be able to make the daily 
orders in less time and store more proC1Ycts during the day. This would allow us to further reduce 
the time we are operating batch plant 

To go along with additional asphalt products that IDOT specifics we will need to have additional 
aggregates on property to meet IDOT' s specifications. The need for additional types fo roadway 
aggregate is a further reason for the need to increase the total site area. 

The remaining additional land is required for a road material recycler. Per IDOT specifications 
recycled asphalt is required to be used in all asphalt production. At the current location we have 
broken asphalt delivered from construction sites to the ·wheeling facility. The broken asphalt 
then has to be hauled to a facility with an asphalt recycler. After processing the material is then 
hauled back to the Wheeling facility to be incorporated into the new asphalt mixes, Allowing for 
the asphalt recylcling facility to be located on the new enlarged site with having the recycler at 
the proposed facility we will eliminate the double truck traffic required for hauling material in 
and off the facility. The recycler will also recycle concrete from road material to aggregate for 
the road base, all recycle material will meet the requirements of the IDOT. Since the upgraded 
asphalt plant will meet IDOT' s requirements we will have lab on site in order to test the material 
verifying it does meets IDOT' s specification. 

While this is considered relocation of our existing facility, in proposing this program we are 
upgrading the equipment we use, making the overall site more efficient, and reducing truck 
traffic on the surrounding road network. We will still be able to supply our customers in and 
around Wheeling. 

Thank you for your consideration of the equipment upgrade and relocation of the asphalt plant at 
231 S. Wheeling Road to 571 S. Wheeling Road. 

Sincerely, 
Pal Group, Inc. 

Tim Winter 

Page 12 
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MEETING MINUTES 

SUBJECT: PROPOSED ASPAHLT NEIGHBORHOOD MEETING 

DATE:  MAY 31, 2016 

  
 
On May 31, 2016 Pal Group, Inc. and Builders Asphalt, LLC held a neighborhood open 
house at the Wheeling Park District Community Recreation Center for future neighbors 
understand our equipment upgrade and relocation.   
 
On May 24, 2016 a memo was sent to all property owners on the east and west side of 
Wheeling Road including cul-de-sac’s north of Hintz Road and south of our existing 
plant informing them of this meeting, two business showed up. 
 
Below are the names of the businesses and their concerns 
 
Public Electric Construction Company 
415 Harvester Court 
Wheeling, IL 60090 
 

1) Concerned on how the relocation of the asphalt plant will affect his property 
value. 

2) Has an employee who said they will quit if the asphalt plant is relocated because 
of the contamination. 

3) He questioned how the upgraded equipment would reduce the truck traffic 
4) He asked how the road material recycler operates. 

 
 
Jelco, Inc. 
450 Wheeling Road 
Wheeling, IL 60090 
 

1) Had a concern the relocated plant would increase the truck traffic across their 
building 

2) Had a concern with the noise that will be added due to the relocated plant. 
3) Had concern about dust the asphalt plant will create. 
4) They asked about the screening along Wheeling Road, will the existing parkway 

trees remain. 
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Location of Proposed 
Asphalt Plan

Existing Photo from Google Street View 

Southern Portion of Proposed Town Center from 
Northgate Parkway - View Looking South

Dated: --
Prepared By:
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LANO TITLE SURVEY 
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DESCRIBED. LYING SOUTH OF A LINE DRAWN PARALLEL WITH AND 320. !8 FEET SOUTH OF THE 
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LOT 7 
BRICK BUILDING I I 

GENERAL NOTES: 
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TITLE COMMITMENT PREPARED BY FIRST AMEJI I CAN TITLE INSURANCE COMPANY, KNOHN 
AS FILE NO. 1496991 II/TH AN EFFECTIVE DATE OF AUGUST 29, 2006. 

2. NOTE: UTILITY INFORMATION SHOWN IS BASE ON VISIBLE SURFACE EVIDENCE ONLY 

WARNING: BEFORE BEGINNING ANY CONSTRUCT/ON CONTACT J. U. L /. E. FOR UTILITY 
STAKING AT 800-892-0123 

3. UTILITY LETTERS WERE NOT PROVIDED BY CLIENT FOR OUR REVIEW THUS INFORMATION 
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5. PER FIRM FLOOD INSURANCE RATE MAP PANEL 58 OF 832 AND KNOWN AS MAP NUMBER 
J7031C006BJ MAP REVISED AUGUST 19, 2008. THE SUBJECT PROPERTY FALLS II/THIN 
ZONE AE (FLOOD AREA WITH BASE FLOOD ELEVATIONS DETERMINED) ANO ZONE X (AREA 
WITH A 0.2% ANNUAL CHANCE FLOOD AND AREA DETERMINED TO BE DETERMINED OUTS/OE 
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~ 9~"~"~- ,~~ .... 
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l ?'f ;n'i•)FE:,~;0'b? .. :·:_ LTA/N5PS LAND TITLE SURVEYS, JOINTLY ESTABLISHED AND ADOPTED BY ALTA AND NSPS, 
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FILE NO. 2760077. 
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Memorandum 

 

 

As requested, Sam Schwartz Consulting (Sam Schwartz) has performed a site access evaluation 
for the Orange Crush property (“Site”) located at 231 S. Wheeling Road in Wheeling Illinois. 
Builders Asphalt intends to move its operation approximately 600 feet south to 571 S.  Wheeling 
Road. The purpose of the relocation is to expand and modernize the plant operations with newer 
technology and a more efficient site plan with updated equipment to produce asphalt faster and 
more cost effectively. The new plant will also have the ability to recycle used product on site thus 
reducing the need to have extra trucks enter the site and haul away the recyclables to another 
plant. The move also furthers the development of one of the Villages prime commercial districts. 
Our evaluation process included a site visit, review of new plans, application of AutoTurn software, 
and 12 hour traffic counts. This data was applied to the new site to evaluate the new traffic 
operations. 
 
Site Area Context 
 
The existing site is a 3.781-acre parcel and is located at 231 S. Wheeling Road in Wheeling 
Illinois. The new site will be located at 571 S. Wheeling Rd on a 7.27-acre parcel. The surrounding 
land uses are primarily industrial or office. The Metra North Central Rail line borders the sites on 
the east. Wheeling Road, a Collector Road under the jurisdiction of the Village of Wheeling, 
provides the primary access to the sites, and connects north with IL 68 Dundee Road, and to the 
south to Hintz Road. Wheeling Road is a four undivided lane roadway with no turn lanes in the 
vicinity of the site and a posted speed limit of 30 miles per hour. Parking and access to the Metra 
Train Station is located further north. Further south are larger industrial sites. As such, both the 
existing and new site are ideally located to accommodate truck traffic and provide regional access 
via a good system of collector and arterial roadways. The new site location is shown on Figure 1. 
 
Existing Conditions 
 
Traffic Volumes 
Wheeling Road is an IDOT designated Class 2 Truck Route with a 2014 Average Daily Traffic 
count (ADT) of 9,850 vehicles per day.  This volume is more than 30% less that the 2010 counts 
of 14,900 vehicles per day (VPD). The property is served by two one-way driveways, with the 
south drive generally operating as inbound only, and the north drive serving as outbound only. 
Trucks using the site include larger debris hauling dump trucks, as well as medium type asphalt 
trucks. Sam Schwartz performed turning movement counts at the existing site drives on Thursday 

To:  Tim Winter  

From:  Tim Doron, Senior Traffic Consultant 

Date:  August 10, 2016 

Re: 571 S. Wheeling Road, Wheeling Illinois 

Project No: 16-03-1710 
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Orange Crush 
571 South Wheeling Road 
Wheeling Illinois 
August 10, 2016 
 

 

June 9, 2016 for twelve hours from 6:00 AM to 6:00 PM. Although volumes change depending on 
the construction season and activity, there are approximately 230 trips both into and out of the 
site daily.  The vast majority of trips are trucks (+95%). An examination of the count data indicates 
that the great majority of vehicle traffic at the site drives occur outside the peak hours of Wheeling 
Road. This activity is shown on Figure 2 which identifies peak hourly volumes at the drive for four 
time periods: Peak hours of the street (both AM and PM), and peak hour of the site or generator 
(both AM and PM). A summary of results are as follows: 
 
Site traffic volumes vs: 
  

• Morning peak hour of Wheeling Road (7:00 AM to 8:00 AM) 
o 23 vehicles in and 22 vehicles out 

• Evening peak hour of Wheeling Road (4:30 PM to 5:30 PM) 
o 0 in and 0 out 

• Morning peak hour of the site/generator (9:00 AM to 10:00 AM) 
o 40 in and 42 out 

• Evening peak hour of the site/generator (12:00 PM to 1:00 PM) 
o 23 in and 20 out 

 
Daily site traffic, approximately 474 total trips in and out together, represents approximately 4.8 
percent of the daily traffic on Wheeling Road (9,850 vehicles per day).  
 
New Site Evaluation 
 
Traffic 
Traffic for the new site is not expected to increase of any significance by virtue of modernizing the 
plant.  The amount of traffic generated by the site will continue to be metered by the amount of 
roadway construction projects. Some traffic will actually be reduced by means of the recycler now 
being located on the property.  This will eliminate the necessity of large trucks hauling away 
recovered debris for recycling at another facility – estimated at 30-50 trucks per day.  Additionally 
peak traffic to and from the site is not during the peak hour of the adjacent streets. 
 
Site Operations 
The site will be serviced by medium and large trucks. The new site plan allows for a much more 
efficient circulation and operations. Vehicles will continue to enter through the south drive and exit 
from the north drive in a counter clockwise pattern. The trucks will generally make one of three 
major movements on site.  
 

• Enter and back into the broken material/debris pile and exit 
• Enter and drive/back to the Virgin Aggregate bin located on the east side of the site 
• Enter and proceed to the scales and product silos before exiting 

 
 
  



Orange Crush 
571 South Wheeling Road 
Wheeling Illinois 
August 10, 2016 
 

 

All three of these movements were tested using AutoTurn software that evaluated the ability of 
very large trucks performing these movements.  For purposes of analysis a WB-50 truck model 
was used. This truck size meets or exceeds the expected vehicles on the property.  The model 
indicates more than adequate room for trucks to enter the drives and maneuver on the property. 
 
Finding and Conclusion 
 
The site works well with the new layout and increased size. The ability to recycle used debris on 
the site will reduce the need for trucks to enter and exit to haul away this material. This will reduce 
truck traffic on the street as well.  Traffic operates under current conditions very well and is not 
expected to change.  Traffic should continue to occur outside the busy times of the street.   
Consequently Wheeling Road, which is designed for the use by trucks as a designated truck 
route, will readily accommodate the traffic at the new site. 
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Report	of	Laura	C.	Green,	Ph.D.,	D.A.B.T.	
	

Regarding	the	hot	mix	asphalt	plant	proposed	by	Pal	Group,	Inc.	
to	be	located	at	571	S.	Wheeling	Road,		

Wheeling,	Illinois	
	

August	2,	2016	
	
I,	Dr.	Laura	C.	Green,	am	a	board-certified	toxicologist,	and	the	president	of	an	independent	
consulting	firm,	Green	Toxicology	LLC.		I	received	a	B.A.	in	Chemistry	from	Wellesley	College	in	
1975,	and	a	Ph.D.	in	Nutrition	and	Food	Science	from	the	Massachusetts	Institute	of	Technology	
(M.I.T.)	in	1981.		I	also	served	on	the	part-time	faculty	of	M.I.T.	for	25	years,	teaching	
environmental	toxicology.		Since	1978,	I	have	specialized	in	assessing	risks	to	health	from	many	
different	sources	and	activities,	including	the	production	of	hot	mix	asphalt.		
	
I	have	been	asked	to	assess	whether	the	proposed	hot	mix	asphalt	plant	would	be	harmful	to	
the	health	of	the	community.		As	explained	below,	I	have	found	that	it	would	not.	
	
Hot	mix	asphalt	is	the	primary	material	used	in	the	U.S.	to	pave	roads,	parking	lots,	driveways,	
runways,	and	other	outdoor	surfaces.		It	is	produced	at	hot	mix	asphalt	plants	by	combining	
heated,	liquefied	asphalt	cement	(a	product	made	at	petroleum	refineries)	with	heated	sand,	
gravel,	stone,	and	other	“construction	aggregate,”	including	pieces	of	reclaimed	asphalt	
pavement.		As	a	finished	product,	hot	mix	asphalt	pavement	contains	about	5%	asphalt	cement	
and	about	95%	construction	aggregate.	
	
Hot	mix	asphalt	plants	are	quite	common,	with	almost	4,000	such	facilities	located	in	the	U.S.		
Hot	mix	asphalt	is	usually	produced	at	temperatures	of	between	300	and	325	degrees	
Fahrenheit,	and	needs	to	be	applied	(at	job-sites)	at	no	cooler	than	about	250	degrees	
Fahrenheit.		It	therefore	needs	to	be	produced	relatively	close	to	where	it	will	be	used.		This	is	
why	hot	mix	asphalt	is	produced	at	thousands	of	small	facilities	near	where	the	material	will	be	
applied,	and	often	relatively	close	to	residential	communities,	rather	than	at	a	few	large	facilities	
at	distant	locations.	
	
The	gases	and	vapors	emitted	from	the	exhaust	stack	of	a	hot	mix	asphalt	plant	are	as	listed	in	
the	table	below.		As	shown,	more	than	99%	of	the	exhaust	gases	are	made	up	of	four	chemicals	
—	nitrogen,	water	vapor,	oxygen,	and	carbon	dioxide.		These	substances	are	emitted	by	
essentially	all	combustion	sources,	including	gasoline	and	diesel-powered	vehicles,	fuel-fired	
home	heating	systems,	fossil	fuel-fired	electric	power	plants,	wood	or	biomass-fired	power	
plants,	and	many	other	sources.		Asphalt	plants	also	emit	small	amounts	of	particles	to	ambient	
air,	including	inhalable	particles	typically	size-classified	as	PM10	and	PM2.5.			
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Typical	concentrations	of	gases	and	vapors	emitted	from	a	hot-mix	asphalt	facility	

Compound	 Concentration	in	stack	gas	

Nitrogen	(+argon	&	other	inert	gases)	 		63	%	

Water	 		22	%	

Oxygen	 		10	%	

Carbon	dioxide	 				4	%	

Carbon	monoxide	 				0.008	%	

Nitrogen	oxides	 				0.005	%	

Sulfur	dioxide	 				0.0006%	

Volatile	and	semi-volatile	organic	compounds	
(VOCs	and	SVOCs)	

				0.001%	

Total	 100	%	
	

Some	of	the	compounds	emitted	by	hot-mix	asphalt	plants	(and	other	combustion	sources)	can	
be	hazardous	if	people	are	exposed	to	high	enough	levels.		The	relevant	question	when	
considering	the	potential	air	quality	and	human	health	impacts	of	emissions	from	a	particular	
plant	is	whether	the	emissions	are	so	large	as	to	affect	local	air	quality	and	health,	or	whether	
these	emissions	are	instead	low	enough	that	they	would	be	harmless.	
	
Hot	mix	asphalt	plants	have	been	extensively	tested	with	regard	to	airborne	emissions,	including	
trace	amounts	of	volatile	and	semi-volatile	organic	compounds,	and	their	potential	
environmental	and	health	impacts	have	been	assessed	by	many	federal	and	state	agencies.		The	
U.S.	Environmental	Protection	Agency	(EPA),	has	extensively	tested,	or	overseen	the	testing	of,	
hot	mix	asphalt	production.1		On	the	basis	of	this	testing,	the	U.S.	EPA	has	determined	that	even	
very	large	facilities	–	which	produce	1,000,000	tons	per	year	of	hot-mix	asphalt	–	are	not	major	
sources	of	air	pollution.2		
	
The	facility	proposed	here	will	produce	no	more	than	about	200,000	tons	per	year	of	hot-mix	
asphalt.		It	will	be	equipped	with	more	modern	and	efficient	pollution-controls	than	those	
evaluated	by	U.S.	EPA.		And	it	will	be	fueled	by	natural	gas,	which	is	a	cleaner,	higher-quality	fuel	
than	was	used	in	some	of	the	hot	mix	asphalt	plants	that	were	evaluated	by	U.S.	EPA.	

                                                
1 See	http://www.epa.gov/ttn/chief/ap42/ch11/related/c11s01.html	and	associated	links,	
especially	the	Emission	Assessment	Report	at		
http://www.epa.gov/ttn/chief/ap42/ch11/related/ea-report.pdf.	
 
2 See	Federal	Register:	February	12,	2002,	Volume	67,	No.	29,	pp.	6521-6536,	available	at	
http://frwebgate.access.gpo.gov/cgi-bin/getdoc.cgi?dbname=2002_register&docid=02-3348-
filed.pdf.	Note	that	hot	mix	asphalt	plants	are	there	called	“asphalt	concrete	manufacturing	
plants.” 
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The	quality	of	outdoor	air	in	neighborhoods	surrounding	hot	mix	asphalt	plants	has	been	
analyzed	many	times,	including	in	studies	that	my	colleagues	and	I	have	conducted.		For	
example,	we	studied	the	impacts	and	potential	risks	to	community-health	posed	by	a	large	hot	
mix	asphalt	facility	located	in	a	very	densely	populated	neighborhood	in	northern	Virginia,	quite	
close	to	Washington,	D.C.		We	found	that,	despite	the	close	proximity	of	the	plant	to	many	
homes,	nuisance	odors	were	not	a	problem.		We	also	found	that	pollutant	emissions	were	
sufficiently	small	so	as	not	to	be	harmful	to	health.		And	monitoring	of	outdoor	air	at	a	
neighboring	elementary	school	revealed	no	more	than	acceptably	small	concentrations	of	
particulate	matter	(measured	as	PM10).			
	
Because	the	proposed	Wheeling	Road	facility	will	be	both	smaller	and	newer	than	the	facility	
that	we	studied	in	the	Washington	D.C.	area,	its	impacts	will	be	even	smaller	than	those	that	we	
found	to	be	safe.		Of	course,	it	will	be	important	that	the	facility	be	run	using	best	management	
practices,	including	suppression	of	dust	from	aggregate-handling,	use	of	asphalt-deodorizers,	if	
and	as	needed,	and	sound-minimizing	equipment	and	techniques.	
	
Fortunately,	local	measurements	indicate	that	the	quality	of	outdoor	air	is	good.		Data	collected	
and	compiled	by	the	Illinois	Environmental	Protection	Agency	at	the	nearest	ambient	air	
monitoring	station	to	the	proposed	site	(in	Northbrook,	Illinois)	show	that	(i)	concentrations	of	
major	pollutants	are	well	within	safe	limits,	per	U.S.	EPA’s	National	Ambient	Air	Quality	
Standards,	and	(ii)	concentrations	of	trace	pollutants	are	typical	of	those	found	in	the	region	and	
generally	regarded	as	acceptably	small.			
	
Since	(i)	impacts	from	the	proposed	facility	would	be	small,	and	(ii)	air	quality	in	the	area	is	
currently	good,	I	find	that	operation	of	proposed	project	would	not	significantly	change	air	
quality	in	the	area	and	would	not	render	air	unhealthful.		In	other	words,	I	believe	that	the	
proposed	facility	would	be	safe	for	Wheeling.	
	



 
 

 
 
 
 
 
 
 
 
 
Pal Group, Inc. August 9, 2016 
321 Center Street 
Hillside, IL 60162 
 
Attn:  Mr. Tim Winter, P.E. 
 
Re: Builders Asphalt, LLC 

Relocation of Wheeling Plant 
 
Dear Mr. Winter: 
 
This report summarizes our measurements, analysis, and recommendations concerning 
environmental noise emissions from the proposed Builders Asphalt plant to nearby Wheeling 
residential properties.  We reviewed site drawings, zoning maps and other information provided 
by Builders Asphalt.  We conducted hot mix asphalt sound level measurements at the Skokie 
and existing Wheeling plants and ambient sound level readings at the proposed plant site.     
 
Builders Asphalt is proposing to relocate batch plant operations from their existing 45 year old 
Wheeling plant located at 231 Wheeling Road to 571 Wheeling Road.  As part of the relocation, 
equipment will be modernized and recycling operations (rock crushing) will be added.  Hot mix 
asphalt equipment and operations will be similar to the newly opened Skokie Plant. 
 
The proposed location will be about 600 ft. south of the existing operations and is bounded by 
Wheeling Road on the west and Union Pacific freight and passenger tracks on the east.  
Chicago Executive Airport is about one mile to the southeast.  The new parcel is zoned I-2.  
The site is surrounded by industrially zoned property.  The nearest residential zones are 
located about 840 ft to the southwest (Mark Twain Elementary School), 880 ft to the northwest 
(residences on E. Wayne Place and S. Wayne Place) and 920 ft to the northeast (residences 
on W. Manchester Drive and Sunset Lane).  Business zoned property is more distant than 
residential zoned property. 
 
Noise 
 
We used acoustical measurements of asphalt and vehicle operations at the Builders Asphalt 
Skokie Plant (collected on July 15, 2016) and Orange Crush Wheeling Plant (collected on July 
18, 2016).   Asphalt plant noise sources included low-frequency noise from the burner and 
rotating drum, and the baghouse with associated induced-draft fan and motors.  Asphalt loading 
from silos onto trucks included multiple bursts of compressed air, and a buzzer to signal truck 
drivers.   
 
Recycling equipment in Skokie is not yet operational.  The existing Wheeling Plant has no 
recycling operations and all aggregate is trucked into the site.  We relied on acoustical 
measurements conducted at the O’Hare plant on July 28 and 29, 2011.  We found that the 
major sources of recycler noise were the crusher and screener, and an infrequently used 
jackhammer. 
 
Wheeling has noise performance noise standards contained within the zoning code.  The 
Wheeling noise regulations are based on zoning of the receiving property and a table of octave 
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band sound levels (Section 8.24.050(b)) is provided.  Since no averaging period is stated, it is 
assumed that readings are energy-averaged, as is common with other ordinances and 
standards including Illinois.  For the sake of clarity and brevity, overall A-weighted sound levels 
(not the eight octave frequency bands contained in the standards) will be referenced in this 
report.  
 
Under the Wheeling regulations, a maximum sound level of 55 dBA is permitted between 
industrial and residential district boundaries.  Between industrial and business districts, 59 dBA 
is permitted.  As a point of reference, the sound level of a truck on city streets at a distance of 
100 ft is approximately 74-78 dBA.  
  
To document area noise exposure due to the ambient environment, we conducted early 
morning sound level measurements on the proposed site at 571 Wheeling Road between 6:51 
and 8:03 a.m. on Friday, July 18, 2016.  The microphone was positioned 200 ft east of 
Wheeling Road and captured sounds from the roadway, UP passenger/freight tracks, Chicago 
Executive Airport and other activities in the area.  We feel that this location is typical for 
receivers in the area. The resulting ambient sound level of 59 dBA exceeds the Wheeling limits 
for residential use.   
 
In order to model noise emissions from the modernized and relocated plant, we used CadnaA 
to calculate sound levels at noise-sensitive receivers.  CadnaA is industry-accepted software 
used to calculate sound levels due to multiple sources at multiple receiver points.  In order to be 
conservative, the shielding effect of any concrete walls and structures within the plant has not 
been modeled.  Figure 1, which follows this report, presents the results of our modeling 
superimposed on an aerial photograph.   
 
Figure 1 identifies the calculated sound level at the nearest residentially zoned property, which 
is about 840 ft west of the plant.  At the eastern property line of the Mark Twain Elementary 
School, the calculated sound level is 49 dBA.  Sound levels at more distant residences are 
slightly lower.  We calculated a sound level of 48 dBA at the corner of W. Manchester Drive and 
Sunset Lane and 47 dBA at the corner of E. Wayne Place and S. Wayne Place. 
 
Vibration 
 
Under Section 19.10.080(j), Wheeling specifies maximum permitted displacement along 
residential boundaries.  We used data from the O’Hare plant conducted on September 21, 2011 
between 12:00 and 2:00 pm and compared it with limits contained in the ordinance. 
 
From our observations, vibration will be emitted by recycling and asphalt plant operations.  For 
recycling, the crusher is the main source (measured at a distance of 225 ft at O’Hare).  For the 
asphalt plant, the drum is the primary source (measured at 120 ft).  The distance to the nearest 
Wheeling residential property line is 840 ft, which greatly exceeds measurement distances at 
the O’Hare plant. 
 

Table 1.  Results of Vibration Measurements at Orange Crush O’Hare Plant 
September 21, 2011 

 
Displacement, in 

 
Frequency Wheeling Limit O’Hare Crushing O’Hare Drum 

0 to 10 0.0008 0.000004 0.000001 
10 to 20 0.0005 0.0000005 0.0000003 
20 to 30 0.0002 0.0000002 0.0000001 
30 to 40 0.0002 0.00000002 0.00000001 

40 and over 0.0001 0.00000001 0.000000007 
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Measured vibration levels are lower than the Wheeling standard by factors of 100 to 10,000.  At 
residential property lines, Wheeling vibration limits can be easily met. 
 
Conclusion 
 
At the nearest residential zoning area, we calculate a sound level of 49 dBA, using sound level 
readings from the existing Wheeling plant, the newly opened Skokie plant and the O’Hare plant.  
The modeled sound level is in compliance with limits established in the noise ordinance section 
of the Wheeling zoning code of 55 dBA.  The result of our early morning ambient sound level 
readings on the site of 59 dBA exceeds the Wheeling limit for residential zoning.  Thus, 
expected noise at receiver locations from transportation and other sources can likely exceed 
emissions of the relocated plant. 
 
Readings from the O’Hare asphalt and recycling plant were used and compared Wheeling 
limits.  The Wheeling limits exceed measured levels by at least a factor of 100, so the limits can 
be met at residences. 
 
If you have questions concerning this report, please do not hesitate to contact us. 
 
Respectfully submitted, 
  
Shiner + Associates, Inc. 
 
 
 
Brian L. Homans 
 
BLH/mo/07 
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